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Foreword

As a publlc service to assist local houslng activities through
clearer understanding of local housing market conditions, FHA
inltiated publlcation of its comprehensive housing market analyees
early in 1965. WhiIe each report is deslgned speclfically for
FHA use in administerlng lts mo::tgage insurance operatlons, 1t
is expected that the factual information and the findings and
conclusions of these reports will be generally useful also to
builders, mortgagees, and others concerned with local housing
problems and to others having an interest in local economlc con-
dittons and trends.

Since market analysls is not an exact science the judgmental
factor ls lmportant in the development of findlngs and conclusions.
There wl11, of course, be differences of opinlon in the lnter-
pretatton of avallable factual informatlon ln determtning the
absorptive capaclty of the market and the requlremenEs for maln-
tenance of a reasonabLe balance in demand-supply relatlonshlps.

The factual framework for each analysls 1s developed as thoroughly
as possible on the basis of inforrnatlon available from both local
and natlonal sourcea. Unless speclflcally identified by source
reference, aII estimates and judgrnents ln Ehe analysls are those
of the authortng analyst.
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Sunmarw and Conclusions

Reflecting the successful automoblle sales market of the past
three years, nOnagricultural ernployment in Genesee Cor:nty has

"r"og-"d 
t4irOOO Ihus far tn L96lr, the highest.total recorded

slnce-1956. Total nonagricultural erployment is expected to
reach 145rOO0 'cy Octobei t966, an average annual increment of
2rOO0 workers in the next two Years.

The cument median income for all nonfarm farnilies after de-
ducting Federal income tax, is estimated to be $619oO and the
cu"r"rrt median after-tax income of tenant fanil-ies is about

$5,35o.

The nonfarm population of the Flint HI4A is about LO5 r/+OO as
of October t96tr, an increase of 81850 (2.1r percent) a year
over the April 1950 leveI. The nonfa::n populatlon is elpected
to reach l+22r5OO by October 1966, an aru:ua} incrernent of 81550
(2.1 percent).

There are about 1131000 nonfann households ln the Flint Hl"lA at
present, an annual increase of 2r28J (2.2 percent) since Aprfl
1960. ihe m:mber of nonfa:m househotds is expected to grou by
2r2W a year to total 117'400 W L96.

slnce January 19501 2r5OO housing unj.ts annually have been

authorlzed ty U"ffiing perults in Genesee County; ln 1963 and

Lg6l+, about irOOO ruriis a year vere authorized. NearJy t0 per-
cent'of the total per:nits issued since 1960 have been for slngle-
family units, larglly in Burton, F]int, Genesee, Grand Blanc,and
Mt. Morris Townshlps. Itfltlfamily construction has been concen-
trated in F1lnt.

Currently, there are about 31600 available vacant housing

unitslnGeneseeCor:ntyranetvacancyratloof3'1per-
"".t. 

0f the avallabll vacancies, 1rJ00 are estimoted to
beavailab}eforsale,yieldingahomeorrnervacancyrate
of 1.4 percent. The renalning 21300 are for rent, repre-
sl"ti"g a rental vacancy rate of 8,8 percent'

l*.

5.

6.
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During the October I964-October 1966 period, housing de-
mand for 2,'7OO units annually is forecast; 2,000 sales
units and 700 rental units. Nearly 60 percent of the sales
demand will be for units priced between $16,000 and $25,000'
Rental demand, above the minimum rents achievable with mar-
ket rate financing, is estimated at 530 units annualIy. The

remaining 170 unit rental demand will be for units achievable
only with public benefit or assistance financing' Details
are shown on page 27.



ANALYSIS OF THE

FrjIllr MTCHIGAN. HOUSTNG ME.Kqf
AS OF OCTOBER 1, 1964

Housins Market Area

The 1950 definition of the FIint Standard Metropolltan Statlstlcal
Area (SMSA), Genesee County, will be maintained for the Houslng
Market Area (HMA) in this report.

Ihe city of Flint is located in the geographtc center of Genesee
County ln southeastern Michigan. Flint is sltuated 60 miles north-
west of Detroit, 31 miles southeast of Saglnaw, and 50 mtles north-
east of Lansing. Air passenger servlce is furnished by North Central
Airlines and United Airlines through the Bishop Airport, while railway
service is provided by the Grand Trunk l{estern and the Chesapeake and
Ohlo (frelght service only). A netwr:rk of Federal, State, and county
highways provides rapid access to major urban centers ln Mlchlgan and
the Great Lakes area.

Accordlng to the U.S. Bureau of the Census, there l{as a net in-
commutatlon of 5,958 ri,orkers into the F1lnt tMA ln April 1960, I0,008
in-commuters and 3r050 out-comutere. Of the 10r008 nonresident
workers, 83 percent lived in one of the six counties surrounding the
HMA. Sixty-elght percent of the in-commuters to the HMA worked ln
the city of Fl1nt. Oakland, Wayne, Saglnaw, and Shiawassee Counties
accounted for 56 percent of Ehe out-commutation.
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Econow of the Area

Character and Historv

The city of Frint was first estabrished ln the early rgth century as a
fur-trading center at a crossing on the Flint River ealled the ffGrand
Traverserr. The rrGrand rraversel' was established as the judicial seat
o-i Genesee county in 1835, tiuo years before i,tichlgan became a state.
Lumbering and agriculture soon replaced fur-trading as woolen mi11s,
wagon workq and other sna11 manufacturing industri.es were established
to meet gror,ring local needs. In an eff'ort to facilitate transportation
and the movement of goods, a tr.ro-whee1ed, horse-drawn vehicle was de-
veJ-oped. The deroand for such vehicles became so great as to warrant
mass production and this even'bua1-Iy led to the development of carriage
factories in Flint. r,,1. 0. Durant, afourder of the General l'lotors Cor-
poration, produced wagons and carriages in Flint and j_n L903, to meet
the growing demand for rrhorseless carriagesil, established the Buick
I'fotor Car Company.

Today, the economy of Flint revolves around the General }lotors Cor-
poration, specifically the ma.nufacture of chevrolet and Buick auto-
mobiles. Flint is the largest manufacturing center for Buick auto-
mobiles and is recognized, nerb to Detroit, as the largest automobll-e
manufacturlng center j-n the wo:'ld. As a result, the econony of l'lint
depends entirely upon the market success of the volatile automobile
industry.

Employment

Current Estimate. Thus far in 1964, total nonagricultural employment
in the Flint SMSA has averaged I41,100, ineluding 128,400 wage and
salary workers and 12r7oo self-employed, domestics, and unpaid family
workers. Average wage and salary employment in the Flint area has
increased steadily slnce the 1961 recession and the 1964 average of
128,400 represents the highest level of empLoyment since the 1956 peak.

l'{anulacturing industries provi.de the bulk of employment in the sl,lsA,
acconnting for 59 jrercent of wage and salary jobs i-n L96/*. This ratio
has been declinlng, however; ln the peak year of 1956, manulacturing
provided. 52 percent of wage and sa1ary jobs. l'lint has, therefore,
been follor.ring the tJ'']pical econonic trend of a relative decline in
manufacturing and a relative increase in the irnportance of nonmanu-
facturing industries.

The manufacture of durable qoods is dominant in the Flint area
econor{/, proviciing 95 percent of manufacturing jobs (56 percent of
all wage and saIary jobs) in L96t+. This ratio has been relatlvely



- L-
constant over the past eight years aL 9L Lo 95 percent of manufactur'-
ing emplo;rment.

/rs the table below lndicates, average manufacturing eniployment has
declineci by about !r?00 jobs (?I5 annually) since 1956 while non-
manufacturing has added 31lr0o jobs (t25 annttally), resulting in a
net loss of 21100 uage and sa1ary jobs. Since L958, however, both
manufacturing and nonmanufacturing- er,:ployment have been incr easing.lJ

e cult Erurloyment

in thousands

Year I'ianufacturiJis
I'lonroanu-
facturins

L9.7
/*9.O
116.8
/+7.6
/+8.1"
/t9,lr
50.9
51.8
53.L

Total uage
and salary
er,rnlovment

130.7
lzL.g
IL]..3
L12.2
119.1.
11/u.O
L22.1
l2/*.8
L28.1*

Change ln
total from

precedina year
[umber Percen!

ltg56
Lro57
ts58s/
L959
L960
Lea{
l..962
t963
as6Lv

5"
a_L3

0
9(
6
7

81.
'15.
6lr-
6/r.
70.
6L.6
7L.2
73.O
75.3

I
6
9
9
I
1
7
6

a

6.1
l*.3
"l.l
2rz
2.9

a

6.

.>9.

2.
3.

ilv
Includes workers involved in labor-Inanagement disputes.
Through September 1)61,.

Source: l,tichlgan ftnploynrent Security Comrdssion.

Enrplonrirent by fndustr:r. In the nine months ended Septenber L)6[, an
average of 711900 persons were employed in the durable goods sector,
including 601600 persons in the transportation equiprnent industry,
accounting for 80 percent of the manufacturing emirloynent and 1u7 percent
of the total nonagricultural wage and salary employment. The L96L leveI
of jobs i.n transportatlon equipment represents a decli-ne of 5 r2OO (650
annually) since L956. I/ith the exception of an increase of /r00 iobs
in the fabricated metals industry, all other segments of durable goods
employrnent have also declined since L956. When coroirared with the 1961
recession Iearr however, all segnents in durable goods er.ployment have
been steadily increasing. ftrploynent in transporta'bion equipment has
grown W 3r2OA (six percent) annually since 1961. I'iondurable goods

Comparable employment data are available for the years 1956-1964
on ly.
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nanufacturing employment exhibited a general decline since 1955 and
remalns, for the most part, virtually unchanged from the 1961 recession
leve1.

Thus far in 1)6/+, an average of 531100 persons have been employed in
nonnanufacturing industries, represenbing an increase of 3r4OO, or 6.8
percent, above the 1956 level. With the exception of losses ln con-
struction (fOO; and transportation, comnunJ"caiion,and utilities (U*OO) ,
all segments of nonmanufacturing em^u1oy;nent exhibited increases since
1956. The bulk of the employment gain in nonmanuiacturing in the past
eight years took place in senrj.ces and government which increased by
21000 (21 percent) and 11900 (20 percent), respectively. I'I,ost of the
gain ln govemment took place ln local government which accounts for
B! percent of the average govenrment employment (L96il and ?.? percent
of total wage and salary eqrloSment (see table I).

Ernployment Partici,:ation Rat€. The ratio of employment to lhe popu-
lation of an area is termed the employnent participatlon rate. 0ensus
data indicate that this ratio declined from /*1.5/* in 1950 to 35.'19 in
1960 in the Flint Hl4A. The decline is estinated to have continued
since, but at a much slower rate. Calculated on a slightly different
basis (totat enployment rather than resident enployrneni), th" p""-
ticipation rate is estimated to have declined fron 36.10 in 1959 to
3/+.8O at the present time.

Principal Employers

Auiomobile sales and production have been increasing steadily since L96L,
whlch is reflected in the increasing number of jobs and low irnemplolrment
levels in the Fl-int area since that time. br 196l*, a total of 2.8 mil-
lion passenger cars were produced in the U. S. com,r)ared wlth 7.6 milllon
in 1963 and 7.9 million in the record year of 1955.

U

and

Total
U.S. production

G.l'l.C. - total
Buick
Cadillac
Chevrolet
0]dsmoblle
Pontiac

tgq5
100.0

1060
L00.0

L96t
100.0

Lo62
100.0

L963
100.0

6?.?

o.J
2.2

30.1
6.6
8.1

la6l e/
100.0

(1.1qo.2

9.8
1.9

23.O
8.1
7 .l+

n.8.
l*.6
2.1+

28.0
6.0
6.9

5 ?.Q/.9.!r
6.2
2.O

2"1.3
6.6
9.0

6.0
2.3

31.1
6.6
'1.9

5.3
2,7

29.L
5.8
o.)

g/ Year ending December 26, L96l+.

Source: Automotive Neus.
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As indicated earlier, the leading employer in the FIint SMSA is the
General Motors Corporation, which is primarily engaged in the manu-
facture of Buick and Chevrolet automobiles in its Fl.int plants.
There are a total of eleven G.M.C. plants in the Flint area. The
Chevrolet Division has four plants engaged in the manufacture and

assemblay of all models of the Chevrolet automoblle except Chevy II
and Corval-r. Components of the Chevy II are nanufactured in F1int,
but assembled elsewlrere and Conrair engines are manufactured else-
where and transported to Fllnt for final assembly. There is one
Buick plant which manufactures all Buick models and Hydrarnatic trans-
ruissions for the Pontiac automoblle. Flint is the leading manufac-
tu:ring center for Buick autornobiles in the U.S. Three Fisher Body
plants manufacture bodies for Buick and Chevrolet and tooIs, dies,
jigs, etc., for the entire Flsher Body Division. In additlon, there
are two A. C. Sparkplug plants which produce sparkplugs, filters,
instrument panels, etc., for new General Motors cars and the replace-
ment market. A. C. in Flint also produces a number of parts for air-
craft and missiles. It is estin,ated that about half of the finished
products at 1t. C. are f o r t he replacement market; consequently,
employment l-evels at thls facility are the most stable of all the
G.l.I.C. plants in Fl1nt. Fina11y, there is a Ternstedl plant il
the area which produces chrome handles, bumpers, hubcaps, etc., for
General l,lotors.

In addition to the General Motors plants listed above, bhere are a
nrulber of establishments, E. I. dr.rPont (paint), Ileade Company
(containers), and Standard Cotton Products (upholstery and insul-a-
tion) which rranufacture products soIely for the use of G.l,i.C. in
Flint.

Inasmuch as the econousr of Flint is based primarily on the produc-
tion of Buick and Chevrolet automobiles, the leve1 of employment de-
pends upon the market success of these two automobile lines in par-
ticular and the success of the automotive industry in general. In
the poor years (tgSl-tgS9 and 1961) throughout the automobile lndus-
try, employment levels in Flint were quite low. Employment since 1961
has been steadily increasj-ng, reflecting three successful years for
the automotive industry (lncluding Buick anrl Chevrolet).

Buick, whieh has experienced several nanagement shake-ups since L955,
has been steadily increasing lts levels of productton and share of
the narket since 1960 and Chevrolet production has been increasing,
desplte a decli.ne in proportion in an eryanding market. The success
of Buick and Chevrofet automobiles ln recent years has resulted 1n
high eryloynent levels at the G.M.C. plants in Flint,
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Unemplovment

'Ihirs far in L96/+, the nurnber of unem.oloyed persons in the fil'{SA has
averaqed i+r5oa, equal to J.1 pereent or'the tolal labor force. r.s of
October lg6L, the Flint area is classified as a rrBrr area (1or'r unen-
ployment). The curent level of unemplolrment in the area represents
one of the lowest jn the past eight years, second only to the average
/+r1OO (2,9 percenb) unemployed in L963. The sharp fluct,uations in the
level of unemployment since L956 rcfLect the sensiti.ve automobile
irrdustry. Une,n;,iopnnent in I'lint peaked aL 201600 (tZ*.t percent)
tn t958t reflecbing the L957-L958 reces;sion. The nationwide steel
strike in 1959 slowed the recovery ofthe motor vehicle industry
frorn the L95S-I959 recession, so 'Uhat unemploymenl" continued high
through L959. Again in L961, a slight recession resu.,Lted in in-
crersed unernployment. Since t96t, however, the level of unemploy-
ment has been -loll and relatively steady, re;.'lectin;; three years
of successful automobile sales and production.

t
SI"ISA

D

Year

Total
labor
force

Unemoloved
Nurnber Percent

F

l.')56
L957
L958
L959
1960
]961
1962
L963
L96L

9.2
10.8
20.6
L5"3
7.O

L2.6
5.3

I
0
)
0
I
2
I
2
0

r55.
L5l-.
l,l+6.
!/4.
r/+0.
1l*1.
f/*1.
llr3.
Ln.il lt.L

lt.5

5.9
7.1

I/t.1
10.8

5.O
g.g
3.7
2"9
3.1

il Through Septernber L96lr.

Source: I,iichi-gan Enployntent Security Cor,rmission.

Estimated Fut &nol-ovment

As indicated earlier in this analysis, L955 vas a peak year in auto-
mobile procluction, both nationally and in Flint. Any coriparison with
subsequent years i.ndicates a decllne in employnent in F1int. i^lhen
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compared with l96l recession levels, however, it is also obvj.ous
that the Flint economy possesses the vitality to recover rapidly
if the automobile industry expands as it has in the past thiee
years, as reflected in the increasing number of jobs in the Flint
area in recent years. However, because of the spread of automation,
fewer man-hours are required now to produce an automobile than was
the case a decade ago.

Since most of the current proposals for expansion at the General
Motors plants in Flint involve the construction of storage facil-
ities to accomodate the increasing number of automobile models
and their respective parts, only a small number of jobs will be
added. Both subsidiaries have indicated a shortage of unskilled
production workers in the Flint area in recent years and efforts
are being made to obtain labor from Lanslng, Saginaw, and DetroiE,
since employment is not permanent and the plants are within com-
muting distance of these areas.

Employment projections in this report are premised on the assumption
of continued growth in the automotive industry, as well as a con-
tinuation of the steady gains which have been evident in the non-
manufacturing sector. on this basis, it is estimated that nonagri-
cultural employment will total 145,000 in october 1966, an increase
of 21000 jobs annually from the present level.

Income

The concentration of heavy industry in Flint and the high wages
paid to workers therein, make manufacturing workers in Flint the
highest paid compared with any other metropolitan area in Michigan.
For the first nine months of L964, the weekry earnings of manufic-
turing workers averaged $I49.31-. These weekly earnings are sig-
nificantly higher than those of Detroir ($140.34), saginaw r$r+0.g7),
Lansing ($I35.'77), or the average for the State of Michigan ($L34.44).

The current annual median family income, after deducting Federal
income taxes, for all families in the Flint HMA is approximately
$6,900, and the current median after-tax income earned by all rlnter
families is about $5,gso. I^Ihile 17 percent of aI1 families and 3l
percent of al1 renter families earn after-tax incomes below $4r000annually, 19 percent of all families and 7 percent of al1 renter
families earn incomes in excess of $10r000 annr:alIy (see table rr).
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By 1966, median income is expected to increase by about 6 percent
above the current median income. Current anC projected median
income is shown in the table below.

Median FamiI 1 comeg/
bv Tenure

FIint. Michigan, sMSA. t964-1966

Year
AlI

f ami lies

t964 $6,900

t966 7 ,2-7 5

a/ After deducting Federal

Ren te r
f ami lies

$5,350

5,650

income tax.

Source: Estimates by Housing Market Analyst.



10

Demographic Factors

Po la tion

Current Estimate. There are about 405'400 persons
population of Genesee County at the present time,
increase of 8,850 (2.4 percent) since April f960.
has grown by 1,700 (0.9 percent) a year during the
while the rest of Genesee County has increased in
7, 150 ( 4. 2 percent ) annual lY.

Nonfarm Popula tion Trends
Genes ee Countv. Michisan

Aori I 1950-October 1966

in the nonfarm
an average annual
The city of Flint
pasE 42 years,

population by

Oc tober
1964

2O4,600
200.800
4o5,4oC

Area

F lint
Rest of HMA

HMA total

Area

Flint
Rest of HMA

HMA total

Apri L

l9 50

I63,143
92,135

255,278

Apri I
r9 60

L96,940
168 .628
365,568

Aver ase annual ch e

l9s0- r960 t96o-t964
Number Percent Number Percent

3 ,380
1 .650

I I ,030

1,700
7. 150
9,850

0.9
4.2
2.4

2.1
8.3
4.J

Source: 1950 and 1960 Censuses of Population.
1964 estimated by Housing Market Analyst.

Past Trend. Durrng the April i950-April 1960 decade, the nonfarm
population of Genesee County grew by 11r029 annualIy,
percent a year) in flint and 7,650 (8.3 percent a year
remainder of Genesee County. The scarcity of availabl

3,380 (2.1
) in the
e land within

the corporate limits of F1int has been the primary reason for the
rapid growth of the rest of the county, primarily the four town-
shipsU surrounding Flint. From April 1950 to April 1960, the total
population growth (including the rural farm population) in Genesee
County was divided almost equally among Elint (33 percent), the four
surrounding townships (35 percent), and the remainder of Genesee
County (32 percent).

L/ Flint, I,lt. Morris, Genesee, and Burton Townships.
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Future Population Growth. The nonfarm population in Genesee County
(2.1 percent) annually to Eotal 422,50Ois expected to grow by 8,550

by October 1, L966, As in the pasE, population j-ncreases are expected
to be concentrated ouEside the city of Flint, parEicularly in tLre

immediaEely surrounding townsliips.

The s1igl.t decline in the rate of economic expansion anEicipated over
tire next two years is thus mirrored in the slower rate of population
growth, althougtr the impact is modified by the expected conEinued de-
cline in Ehe employnent parEicipation rate.

Net Natural Increase and Migration. During the 1950-1960 decade, the
net natural increase (excess of births over deaEhs) in Genesee Court,y
totaled 7,664 annually while the total population grevr by 10,335 a

year, indicating a neE in-migration of 2r671 persons annually, nearly
26 percent of the total population growth. During tkie same Period,
an annual average out-migration of 644 persons from FIint was offset by
the 3,315 annual average in-migration in the remainder of tl"re county.
Net migrat ion inEo the HMA has continued since 1960, buE aE a reduced
rat.e. Over the April 1960-October 1964 period, the net natural increase
for Genesee County averaged 7,27O a year while population grew by 8,850
annually, indicating thaE an annual average of 1r580 persons came into
the IMA.

Age DistribuLion. As shown in the table below, over 75 percent of the
population growth in the Flint HI,IA from 1950 to 1960 was concentrated
in the age groups below 40 years, reflecting rising birth rates and the
continued in-migraEion of young families inEo the area. The comparatively
modesE growth in the 20-29 age group reflects the dep:cession years
of the 1930's when persons this age in 1960 were born. In many areas
throughout Ehe nation Ehere waa an actual decline in the 20-29 year
ate group between 1950 and 1960, The fact that there was an increase
in the FlinE area is an indication of a vigorous economy over the decade.

AEe Distri bu lon of Ehe Nonfarm Populationt
Genesee County. Michiean

April 1950-Apri1 1960

April
1950

April
1960

1950 - 1960 change
Number PercentAge qroup

Under l0
10-19
20-29
30-39
40-49
50-59
60 and over
Total

53,490
38,689
44,480
37, 855
33,L26
24,234
23.404

255 ,27 8

95,507
59,77L
48,832
53,602
41,013
32,907
33.936

365,568

42,OL7
2L,O82
4,352

15 ,7 47
7,887
9,673

r0.532
110,290

78.6
s4,5
9.8

4L,6
23,8
35 .8
45.0
43.2

Source: 1950 and 1960 Censuses of Population.
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Hous eho ld s

Current Estimate. Since 1960, nonfarm households (occupied housing
units) in the Flint HMA have increased by 2,285 (2.2 percent) annually
to a total of about 113,000 as of October l, 1964. As shown below,
household growth in Flint itself has been modest, as the preponderance
(76 percent) of the household growth since 1960 has occurred in the
rest of Genesee County.

Nonfarm Household Growth
Genesee Coun Mi,chi

i I 1950-Octobe 1 64

Average annual change
Area

Flint
Rest of county

County total

Apri I
19 50

48,3'7'7
25 .262
-7 3 ,639

Apri 1

1960

58,592

Oc tober
1964

61,100
5I.900

113,000

1,021
1 .886
2,9O'7

555
I .730
2,285

rs5o-f9oo 1960- ts64g/

44 ll8
102,7 10

a/ Rounded

Source: 1950 and 1960 Censuses of Housing.
1964 estimated by Housing Market Analyst.

Household growth in the past 4L2 years has been at a rate somewhat
below that of the 1950-1960 decade' reflecting, in part, the higher
rate of population growth in the earlier period and, in part, a

"definitional increment" whereby a number of furnished room type of
units were classified as housing units, and their occupants aS house-
holds, for the first time in the 1960 census.

F t re sehold Growth. By October l, 1966, there wiII be a total
of about 117,400 nonfarm households in the Flint HMA, an increase of
2r2OO (1.9 percent) households a year over the Present level.
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The average number of persons per household in the
Flint HMA has been j.ncreasing since ApriI 1950, when there were 3.41
persons per household compared with 3.53 in April 1960 and 3.56 in
October L964 (see table below). While the average household sLze i.n
Flint has remained unchanged since 1960, the average size in outlying
areas of Genesee County has increased.

Household Size Trends
Genesee Countv. Michisan. L950 - 1964

Area

Flint
Rest of county
County total

Source

Apri I
I 950

Apri I
19 60

Oc tober
1964

3 .30
3.63
3 .41

3.32
3 .80
3 .53

3.32
3 .85
3. s6

1950 and 1960 Censuses of Population.
1964 estimated by Housing Market Analyst.
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Housin8 tlarket Factors

Housins Supplv

Current Estimate. At present, the nonfarm housing inventory of Genesee
l20,OO0 units,a net gain of 2,130 (1.9 percent) aCounty totals about

year since ApriI 1960 (see table IIl). In April 1960, the census
counted 110,398 nonfarm housing units, which was an increase of 3,455
(4.6 percent) annually over the April 1950 level of 75,845.

Tvpe of SEructure. As of October 1, L96l+, aboug 87 percent of tl-re

totaf nonfarm housing inventory ls in one-uniE structures and one-unit
sEructures accounted for 93 percent of Ehe Eotal growth in Ehe

housing inventory since April 1960. Two-unit structures declined
as a proport,ion of the toEal inventory and t,he proport,ion of larger
multifamily sEructures remained constant (see table below).

Units in Structure
Genesee CounEv. Michigan

1 -October 19 4

PercenE of totalUnits in
s tructure

1 unit 4/
2 units
3 or more units

Total units

April
1960

110, 398

October
L964

103,900
7, 850
B. 250

120, 000

94,95L
7, 835
7.6L2

1960

100

L964

B5
7

7

B7
6
7

100

al Includes trailers.

Source: 1960 Census of Housing.
1964 estimated by Housing Market Ana1yst.

Age of StrucEure. In 1960, according Eo the U. S. Census of Housing,
str.r"trrres 6ui1t prior to 1940 accounted for 52 Percent of the total
housing supply, structures built beEween 1940 and 1950 for 15 percenE,
while 33 percent had been built since 1950. Seventy percent of the
uniEs built prior to 1940 were located in the city of FlinE. The
addigional 10r 124 (excluding 1r 139 units under construction) new houses
added since 1960, account for 8 percent of the current housing supply.
In additiorg demolitions sinee 1960 have removed about 650 units
believed to have been constructed prior to 1940.

Condition. The Buroau of the Census rePorted that a Eotal of. LOr427
housing unlts, or 9.4 percent of the tot,al number nonfarm housing uniEs
in Genesee County, lacked some or all plumbing facilitles or were
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dilapidated in April 1960. Of these L0,427 substandard unit,s, 3,ggL
were owner-occupi-ed and 4r272 \^rere renter-occupied. The remaining
2rL64 units were vacant, 876 available for sale or rentrand 11288
Itotherrt vacanL unit,s. Only 5 percent of thie owner-occupied invent,ory
was substandard compared with 21 percent for the renter-occupied
inventory 

"

Value and Rent. In 1960, the median value of all o\,irrer-occupied
units in Genesee County as a whole was $11,200 compared wiEh a median
of $111500 in the city of Flint. The median asking price for vacant
units available for sale for the entire county area was $10,800, while
the median asking price in Flint was $11,000 as of April 1960. The
median gross rent was reported to be $82 a month in both Flint and
Ehe area as a whole.

Res idential Building Activitv

Recent Trends. About, 2 ,500 housing units were authorized annually by
building permits in Genesee Count,y since January 1, 1960, compared wittr
over 31000 units authorized annually over the 1950-1960 period. In
the city of Flint, Ehe volume of housing construction dropped 50
percent from 1,4LL a year during the 1950-1960 decade to an average
of 7O4 a year over the pasL 42 years. The trend has been steadily
upward since 1960, however, and the level thus far in 1964 (85 units
a month) is above the level for a comparable period in 1963 (64 uniEs
a month). Of the increaslng volume of new housing construcEion since
1960, tl-re city of Flint account,s for only about 28 percent of the
permiEs issued in the HI"IA, compared wLth 47 percent in the previous
decade. The four Eownshi.ps surrounding Flint account for 35 percent
of the permits issued since 1960, little changed from Ehe 1950-1960
proporEiort of 32 percent; while permits in the rest of Genesee
County accounLed for the remaining 37 percent, as compared with only
2I percent during the previous decade.

Nearly 90 percent of the Eotal permlts issued since 1960 have been for
single-family units, largety ln Burton, F1int, Genesee, Grand Blanc,
and Mt. l"lorris Townships (see table. IV).
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Dwelling Units Authorized bv

Bui ldins Permi ts
Genesee Coun

,7 87

,626
,25O
,326
,010

ty. Michiean. I960- 1964

S ingle-familv Mult-ifamllv 3/Year

1960
1961
L962
r963
L964 (9 mos.)

1

I
2
2
2

8
72

170
s86
428

Total

L,795
L, 698
2,42O
2,9L2
2 

' 
l+38

al Two or more units ln a strucEure.

Source: Bureau of the Census, C-40 Construction Reports and locat
building inspectors.

Multifamily construction, whlch has constiEuted a little over 11
percent of all residential const,rucLion since 1960, tras been concentrated
in Flint which accounted for 80 Percent of the multlfamlly unlts
authorized since 1960.

nder Construction. A postal- vacancy survey reporEed 1r 139

housing uniEs under construction in October 19 64, 868 residences and
271 multifamlly unit,s (see table V). The single-family units under
consEruct,ion were rather evenly divlded between FlinE and the suburban
areas. Single-family units under construcEion in Flint were primarlly
concentrat,ed in the area served by the l'lott Park branch of Che Flint
Post Office which serves the wesEern edge of the city of F1int and parts
of Flint and Mt. Morris Townships. The preponderance (73 percent) of
the multifamlly units under consErucEion was in Fllnt.

Invest,igation during the fd.eld work for Lhis report lndicated that the
postat vacancy survey had included substantially aIl construction in
process and Ehat new construction was negllgible in areas noE included
in dae vacancy survey area.

Demolilions. Losses ln the houstng inventory, resulting from demolition
activity, ttave ayeraged 145 units each year for Ehe pasE 4\ years.
Over 90 percent of the units demolished were located in Flint and most
of these in the viclnlty of the Buick plant ln the norEheast quadrant
of Flint. DemoliE,lon acElvlEy ls expeeted to increase to about 600
units annually over Ehe next tto years as a result of Ehe urban renewal
and highway progr.ams ln Ehe city of Flint and the loss of about 50
units annua!.Ly as a result of fire, flood,and oEher catasEroPhes. IE
should be noted, however, thaE demoLAion programs frequently fail to
maintaln projected schedules'
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Tenure of Occupanc

CurrenEly tlrere are about 113,000 occupied dvrelling units in Genesee

County oi wirich 89,150 (78"9 percent) are owner-occupied and 23r650
(ZL.L percent) are renEer-occupied. The currenE tenure distribution
represlnts a slight reversal of the trend set over the 1950-1950
detade, when owner:-occupancy increased from 73 percent in 1950 to 79

percent in 1960. The reversal from owner to renEer occupancy since
ilOO primarily reflects a shift, in the exisEing inventory caused by

an increasing number of rentef households in the city of Flint.

Tenure of Houseirolds
Genesee Coun tv. Michisan

1950. 1960,and 1964

Type of
housshold

Owner-occup ied
Renter-occup ied

April 1950 April 1960 October 1964
Number Percent NumbeJ Perg!- Number

53,730
19. 909

73"0
27 .O

81,313
2L-327

79.2
20.8

89, 150
23.850

PelcenE

78.9
2L.L

100"0All households 73,639 100.0 IO2,7LO 100.0 113,000

Source: 1950 and 1960 Censuses of Housing.
1964 estimated by Housing Market Analyst.

Vacancv

Last Cens S . In April 1950, the Census of Houslng reported there were
4,378 vacant housing units available for sale or rent in Genesee
County, or an over-all vacancy ratio of 4.1 percenE. Of the total
number of available vacancies, L1552 were available for sale, a home-
owner vacancy ratio of I"9 percent, and 21826 were available for rent,
a rental vacancy ratio of 11.7 percent. The 1960 census reported
that 135 available vacant sales units and 741 available vacant rental
units lacked some or all plumbing facilities.

Post Office Vacancv Survev. A postal
the latter part of October 1964 by the
in the Flint area. The survey covered
number of housing units in the area.
summarized in the following table and
table V"

vacancy survey was conducted in
eight principal post offices
about 90 percent of the total

The results of the survey are
are presented in detaiI in
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Postal Vacancy Survev
F L int . Michisan Area

October 1964

hous i n8
TyPe of

unl t9l

To tal
uni ts

surveved

l0l,l24
_ 1 .356
108,480

Vacanc ies

TotaI

2,452
904

3 ,356

Percen t
vac an E Used New

Uni ts
under
const.

8 6,8

211
l, 139

Residences
Apartmen ts

Total uni ts

2

12"
2,096

869
2,965

356
35

391

4
3

3.1

a/

Source: Postai vacancy survey conducted for FHA by eight
particiPating Pos tmasters

The postal vacancy ratios indicated in the preceding table are

not strictly comparable with those reported by the Bure.ru o[ Lhe

Census. The census reportS vacancies by intended tenure, whereas

the postal vacancy survey reports vacancies by type of structure.

An earlier vacancy survey was conducted by the FIing and Fenton Post

offices in March 1960. A comparison of the 1960 survey with the more

recent one indicates that vacancies have declined, from 3'9 percent
in 1950 ro 3.1 percent in october 1964. In the city of Flint, itself,
the surrreys indicate that vacancies have declined from 3.6 percent in
I,larch 1960 to 3.2 percent at present, whi Ie vacancies in the suburban

areas have declined from 3.6 percent to 2.9 percent. In Eenton, vacan-

cies have declined from 8.8 percent in 1960 to 5 percent at pr:esent'
The high vacancy ratios in Fenton reflect the seasonal units in the
Lake Fenton area, most of which were vacant at the time the postal
vacancy surveys were conducted.

Residences represent mail
single-family homes, but
Apartments represent mail
one delivery.

delivery with one stop, principally
include some duplexes and row houses.
delivery to one stoP with more than

local realtor in
projects in F lint

were found, yielding
(l: tobe, r i96!+ ci-,r,'ered
Other Vacan cv Survevs . A survey conducted bY a

l8 conventional ly-f inanced
rvif ir ii 1:ocaI of 928 units. Only two vacancies
a vacancy ratio of 0.2 Percent.



late 1964, information from local realtors, and personal observation,
there are currently approximately 3,600 available vacatrt housing units
in Genesee County. 0f the total, 1,300 are available for sale, repre-
senting a homeowner vacancy ratio of 1.4 percent, and 21300 are available
for rent, or a rental vacancy ratio of 8.8 percent. The following table
compares current vacancy leveIs with 1960 leveIs as indicated by the
Bureau of the Census.

Vacant Housing Units
Genesee Countv. Michigan

1960 and 1964

_19

on the postal vacancy survey conducted inCurrent Estimate. Based

Tenure and vacancy

Total vacant

Available vacant
For sale only

Homeowner vacancv rate

For rent only
RentaI vacancy rate

7 ,688

Apri I
I 960

4,3'79
L,552

t.97"

2,826
tt.77"

Oc tober
1964

7.000

l_,_qqq
1,300

L.47"

2,300
8 .8%

Other vacant 3 ,3lo 3 ,4oo

Source: 1960 Census of Housing.
1964 estinrated by Housing Market Analyst.

The evident lack of vacancies in apartments of good quality is someuhat
at varj.ance with the reported over-al1 rental vacancy rate of 8.8 percent.
The current level reflects a substantial decline from that reported in
April 1960, however, and it is likely that the bulk of the rental
vacancies are located in smaller and older structures of poor quality.
In 1960, over 25 percent of the available rental vacancies were in sub-
s tandard uni ts .

Sales Market

General Market Conditions. Despite the rising volume of new single-
family construction, as evidenced by the building permits issued since
1960, the market for new homes in the Flint area is quite firm at this
time. Although speculative building is reported to have increased in
the past year, sales also are increasing.
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The following table summarizes the results of the unsold inventory of
new sales houses which was conducted by the Detroit lnsuring Office
in January 1964. The survey covered only those subdivisions which
had five or more houses completed during 1963.

Unsold Inventory of New Sales Houses
Flint. Michigan. Area

January 1964

Sales price
Total

completions

Units sold
before

const. start

c ulative const tion
Percen t

Total Sold Unsold unsold

$ 10, 000
l5,o0o
17, 5oo
20,000
25, ooo
30, ooo

TotaI L,271

$ 14, 999
l-7 ,499
19,999
24,ggg
29,ggg
34,999

378
I I3
L62
3 r_3

l7l
134

106
26
3I
12
31
s6

66
23
22
64
34
56

31 .7
11.5
29.O
It.1
8.1

)'1 )

81
t3l
24t
134
l8

943

40
J

9

8
3

328 265

of new housing

63 19.2

Source: Annual survey of unsold inventory
the Detroit Insuring Office.

conduc ted by

Speculative Bui ldin As the preceding table rndicates, about one-I

fourth of the units survey were built speculatively. 0f the specula-
tively built units, 19.2 percent were unsold as of the date of the
survey. Fifteen of the unsold units had been completed for one month
or less, 44had been completed from two-to six months, and 14 had been
completed and unsold for over seven months. Unsold houses are reported
to have declined substantially in number since the beginning of 1964,
however.

Price Trends. While the foregoing table indicates a concentration of
new sales housing in two distinct price ranges ($10,000-14,999 and
$20,000-24,999) during 1963, discussions with local realtors suggest
that there has been increased activity in the $20,000-$30,000 price
class during 1964. This is a higher price range than has been typical
in the past in the Flint area. The success experienced in marketirg
these units appears to reflect the availability of housing of this
quality in quantity for the first time during a period of general
prosperity and an accelerated market for older housing within the
city of Flint

Forec Iosures. Despi. te
increasing in the Flint
50 homes, compared with

the firm sales market, FHA foreclosures have been
area since 1960. During 1960, FHA foreclosed on
I38 in 1961, 206 in L962, and 203 in 1963. As
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of 0ctober I, 1964, FHA owned 256 houses ln the Flint area. A large
number of these properties are wlthout basements (slab or crawl-aPace
constructlon) whlch are currently very dlfflcult to sell ln Flint.
A good portion of the repossesslons are located in northwest Fllnt,
between Saginaw and Detrolt Streets or ln East Fllnt" Most of these
properties are belng offered for resale from $4,000 to $9,000 whlle
the average resale price for aIl acqulred properties ln Fllnt fron
February 1964 to October L964, lras $11,500"

In October 1964, there were 100 hones in the Fllnt area whlch had

been acqutred or l^rere ln the process of belng acqulred by the Veterans
Adminlstration. The October level of VA-acqulred properties is a

considerable improvement over the level in the fall of 1963 when the
VA inventory totaled 350 homes"

Rental Market

General Market Condltlons. the market for rental houstng ln Genesee

County ts very tight at Present, reflectlng the upswlng of the Fl1nt
economy stnce 1951. Some recent rental proJects' most of whlch are
ln garden-tyPe structures, are reported to have leased all thelr
unlts prlor to conpletion. Most proJects have waltlng Ilsts. The

rental uarket ls good in both old and new projects' hol^rever.

Rental Houslne r Constructlon. ltrere are currently just over
270 nulLlfanily unlts under constructlon in the Flint area. Almos t
200 of these unlts are being bullt ln Fllnt. Most of the rernaining
units are being bultt ln Davlson, wlth some constructlon in other
suburban towns. All of the unlts under constructton are in garden
apartments. Included in the Fllnt total ls a project, Part of which
has already been conpleted, whlch wlll contaln a total of 212 units.
Thls project 1s a cooPeratlve apartment-type development being built
on the southeast edge of the city of Fllnt" Most of the rental units
under conEtructlon wl1l be avallable for occupancy by July 1965.

Two addlttonal proJects ln Fllnt are known to be tn the plannlng
stage. One ls a hlgh-rise, 67-unlt Project proposed for a downtown
slte wlth rents of $I10 to $200 a month. Ttre other would be a

proJect of 135 unlts on the southeast edge of Fllnt. There are
other plans under consideratlon for proJects totaltng some 800

unlts, the conatruction of whlch ls very lndeflnite at thls ttme.

Urban Renewal

Fllnt 1s currently executlng a General Netghborhood Renewal Plan (R-96)

which encompasses an area of 1,100 acres ln dormtown Fllnt (see page 2q.
The GNRP area lncludes seven projects whlch are to be executed ln con-

Junctlon wlth proposed urban freeways M-21, M-78, and l-475. Ttre proposed
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freeways wl1I enter the GNRP area from four dlfferent sides and form
a loop approximately ln the center of the area. The clty of Fllnt
proposcs to acqulre aII property and demollsh structures on land
wlthin the freeway rlght of way on behalf of the Michlgan State Hlgh-
way Department"

ProJect number one, the Central Park Urban Renewal Area (R-99), is the
only actlve project at Present and wtlt be undertaken as the flrst
proJect wlthln ihe broader GNRP area. this project (/11 on nap) ls
6orrna"a by Kearsley, Crapo, Court, and Cllfford Streets and ltE current
use ls prinarlly resldentlal ln nature. Prlnclpal re-use w111 be for
l-475 freeway wlth the remainlng land to be divlded equally between

1lght corrnercial and residential uses. Property acqulsltlon 1s slated
to begln January 1955, with eventual relocatlon of L22 fam|lles and

38 tndlvlduals.

ProJect nunber two is encompassed, for the ooat Part, by Flfth Avenue,

Couit and Cliford Streets, and the Chesapeake & Ohlo Railroad tracks.
Currently, thls area is predonlnantly corrnercial and plans mostly call
for rehabllttatlon of exleting structureso Ttrere are' however' about
20 lndlvlduals to be dlsplaced wlth property acqulsltlons scheduled
to begln ln May 1955.

ProJect nuuber three ls bordered by Harrlson and Court Streets,
Brookstde Drlve, and the Grand Trunk Ratlroad tracks. the area ls
currently reeldentlal for the moat Part and re-use wl11 be prlmarlly
for the itlooPrr of the proposed lntersectlon of the urban freeways'
Property acqulsltion ls slated to begln ln June 1965, eventually d16-
placlng 538 fanllles and 165 tndlvlduals.

ProJect number four covers, roughly, the area between Ehe Grand Trunk
and Chesapeake & Ohlo Ratlroad tracks and Saglnaw and 7th Streets' Ttre

present use of thts segnent of the GNRP ls rnlxed resldentlal, co"'mercial,
and lnduetrlal. Aslde from freeway U-78, re-use of Lhe land wlII remaln
relatively unchanged. A total of 235 fanllles and 26 lndlvlduals are to
be dlsplated fron thls area. Land acqulsltlons are scheduled to begln

Septenber 1955.

ProJect nuuber flve ts bounded by the Clvlc Center, Court and 7th
Striets, and the Chegapeake & Ohlo Rallroad tracks. Princlpal use at
present ls coumerclal ln nature wtth tentative plans for rehabllitatlon
of existing Etructures" A total of 88 farnllles and 20 lndtviduals are

to be dtsplaced from thls aread Scheduted property acqulsltlons have

been elated to begln JanuarY 1956.



-23

Project number six ls bounded by Lewls and Kearsley Streets and

Keaisley Park. ltre Present use of the land ls commerclal and resi-
dentlal. Re-use is expected to be dlvlded nearly equally among com-

mercial, residential, and I-475 whlch enters the GNRP ln thls area'
A total of I29 fanllles and 5O tndtviduals wlll be relocated from
thls area. March 1955 has been set as the date for initial ProPerty
acqulsttlon.

Project number seven 1s bordered by Lewts Boulevard and the Fllnt
River" This area is lnduatrlal and cornnerclal wlth sone vacant areas

tnterspersed" Sixty-three familie6 and ten individuals wlll be re-
located fron this urban renewal area. Planned re-use is prinartly
residentlat wlth some coErlerctal use. Property acqulsiEion 1s

scheduled to commence September 1955.
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Demand for Housine

Ouantl tat ve Demand

The dernand for new houslng over the October 1964-October 1966 fore-
cast perlod ls derlved frour the projected level of household growth
(2,2OO annually), the shlft ln tenure from renter to owner status,
the nurnber of unlts exPected to be denolished, and the desirablllty
of maintalning a leveI of vacancies conduclve to a balanced supply-
deuand relatlonship in the rnarket. On the basis of these adjust-
ments, the annual demand for new houslng for the next thro years ls
estimated at 2,700 units, lncludlng 2,000 sales unlts and 700

rental unlts" Of the total rental denand, lt ls estlmated that
530 unlts could be marketed annually at rents achievable wlth market
interest rate financing and 170 unlts could be absorbed only wlth
the ald of public beneflt or asslstance programs'

It wlll be noted that the projected level of demand ls somewhat be-

low the rate at whlch nee, constructlon has been proceeding 1n the
past tlro years" In general, thts reflects the fact that economlc

growth ln the forecast period ls somewhat below that of the recent
past. Ilaintenance of the level of projected demand depends, how-

..r"t, on the contlnuation of a good market for automobiles as well
as the denolitlon progrsn" should elther fall to ltve up to expecta-
tions, i.e., shouli there be a decllne |n automoblle sales ln 1966 or
should the local dernolltlon progran fall behlnd schedule, demand for
new houslng ln thls area mlght well fall below proJected levels. A

slowlng of the rate of economlc growth would have its greatest impact
on the market for new sales houslng, however, because the marrket for
nultifamily houslng would be bolstered by the substantial demolltlon
of exlstlng rental units anttclpated over the next two years. Con-

versely, I Blowlng of the scheduled denolitions would have greatest
impact on demand for rental housing.

Qualitatlve Demand

Sales Housing. Based on the dl6trtbutlon of current familv incomes

as related to abllity to pay for new houslng accordlng to accepted

credlt standards, 2'OOO unlts of sales houslng would be best dls-
trlbuted by the price range indicated on the followlng Page.
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Dernand fo New S les 1

Prlce ranse

Genege e Countv. Mlchlsan
r 1964 to Oc tober 1966

Number
of unlts

$1o,o0o - $11,999
12,000 - 13,999
14,OoO - 15,999
16,oo0 - 17,999
18,000 - 19,999
20,0oo - 24,999
25rooo - 29,999
301000 and over

To taI

Source: Estimated by Houstng }larket Analyst '

As ln the past, new sales houslng ls llkely to be trost readlly ad-

sorbed in the urban frlnge areas contiguous to the clty of Fllnt.

It will be noted that the prlce dlstrlbutlon suggested above re-
flects substantlally sma1l concentratlons of demand ln the uPPer

prlce brackets, Pariicularly $30,000 and above, than the uneold

lnventory survey results sugSest has actually been absorbed ln the

market dlring 1963. It 1s, of course, poaslble that the survey re-
sults recorded on page 20 ito not accurately reflect the total market;

lt seems nore llkeiyl ho*r","t, that in the past few years Fllnt has

wltnessed a Eovemenl to trtgter-prlced houstng tn suburban locatlons
which has been stlnulated uy thl avallabllity of such houstng fcr the

flrst ttne and has been made posslble flnanclally by the reallzatlon
of equtttes ln sale of older housee wlthtn the clty' Tttls tn- turn
has been made possible by the generally prosPerou8 state of the Fllnt
econoEy.

Slnce the record of the past tndlcates a substantlally lower prlce
dlstrlbutlon for ner, sales houalng ln the Fllnt srea' lt 18 not llke-
ly that there ls a baels for a laige volume of suatained denand f or

houses ln the hlgher Prlce brackets. There would Eeem to be a very

real posslbillty of transltlon to an overbuilt state for houelng
prteei at $25,ObO and above. Cautlon ln thle regard aPPearB t'o be

lndlcated.

I20
200
240
320
380
480
180
80

2 ,000

Percentage
dls trl butlon

6
10
l2
15
I9
24

9
4

100. 0
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Rental Housing. Based on projecteii renter farniJ-y incon:e and rati"os
of rent to income typical in the F1int area, the annual demand for
700 rental units is e>pected to be distributed by monthly gross rent
Ievels and by unit slze according to the pattern indlcated in the
table below.

Net additions i.n these rentals may be accomplished either by neu
construction or rehabj-litation at the specified rentals with or
without public benefits or assistance through subsidy, tax abatement,
or aid in financing or land acquisiti.on. The production of units in
the higher rental ranges will conpetitively effect a filterirg of
existing accommodations to lower ranges of rent.

Estimated Annual- Demand for Neu Renta1 Units
bv l"lonthly Gross Rents and bnr Unit Size

Genesee Countv. I4lchisan
october 1o5/, - october 1066

I.1onthly
gross rent 9/

$90 and over
95il

100 il

105 tr

110 il

115 rr

120 il

130 rr

1/r0 rr

150 rr

160 r'

170 l'

180 ll

190 rr

200 ll

220 l'

Size of unit

I
I
il
il
lt

It

il
rt

I
il
I
I
I
il
il

Eff.

70
65
60

/+5

35
25
t5

1-BR

65
60
l-5
l+O

)o
25
t5
10

5

5

?5

55

10
5

305
275
250
220
L75
1/.0
100
60
l+O

30
t5
10

2-BR ?-BR

255
235
205
L65
L25
100
70
50
35
20
t5

5

il Gross rent is shelter rent plus the cost of util-ities and selrlces.

Note: The figures above are cumulati.ve, i.€.r the columns cannot be
added vertically. For e:ramp1e, the arurual demand for one-
bedroom ruits at gross monthly rents of from $120 to S150
is 100 wrlts (t4o ntnus 40).

Source: Estimated by Houslng Market Analyst.
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It is probabLe that a dlversity of projectB of relatlvely small
size wlIl achieve greater market accePtance than would the con-
centratlon of a substantial portlon of an annual increment to ttE
supply of rental housing ln a slngle proJect.



Table I

Distribution of the Work Force
S}4SA

Indus trv

Total work force

l,lage and salary emplo;rment
ltlanufacturing

Durable goods
Fabricated. metal Prod.
Trans. equiPnent
Other Curable goods

Nondurable goods

Nonroanufacturing
Construction
Trans.e cotllllll ,& util.
Trade
Fin., ins.1 & real est.
Senrices
Governnent

L957

]"41.0

10.8
7.17"

].9 1.9

L3g.3 t4.7v

Unemployment
Percent of labor i'orce

Agricultural erployment 2.0

Nonagricultural enplo;rment Ll+L.6

/*.5
3.L7"

6
L7"

20.
L1,.,.

9.2
5.97"

11/*.O
6l*.6
6rf,-67

119.1w1].2.2
@

6L.2

l.3O.7
8L.0.

l)56

t55.8

76.q
9./+

65.9
L.'l

lr.l

LzL.A
7q.a
'12.O
10.1
6a.L
1.5

3.9

in thousands

L958

LL6.2

111. ?
6L.q
51.0
8.2

5L.5
1.3

1959

L/r2.O

15.)
10.87.

1.7

]?il

9.4
5!,5
l.)

1t7.6
3.6
/+.4

L7.3
^l4c)

9.7
10.1

1?60

1/r0.E

7.0
5.(y.

1.5

L?2.2

ffiTV
,b.,
L.l+

).o

796l.

f.LT.2

L2.6
8.97"

!.5

L27.tv

L962

1/+-1.8

5.3
3.77"

L.5

}?q.0

122.1
7L.2tr3q
56.8
L.5

1B

I1

L96a

L/n2.2

/+.1
2.97"

L.5

L37.6

LzL.8
?3.O
TeZ

-
9o)

58.8
1"5

L96L z/
Ln.o

l./+

1/*1.1

L28

-f,.8
60.5
L.5

a

5t
1

a

a

3"5

0
l+

3.5 3.t* 3.lr 3.2 3.1*

l*9.7
5.O
/t.')

18.3
2.L
9.1+()n
/at

L9.0
L./+
/+. s

L7.1
2./*
9.7oc

L6.8
3tr,

4.3
L6.7
2.5
9.5

10.2

lr$,,ir 
-

).)
L.5

l-7.5
2.5
oc)

10.7

n.L
3.5
/*.2

L7.3
2.6

10.6
1l-.2

5f.8
3.')
L./*

1S.3
2..8

11.O
11"..4.

53.L
l+.L

50.gT

a

4o

2
10

L.5
18"6

2"9
11..t
I-1. o

L2.7

L
I
o
7
3

All other nonag" err21-.g/ !).9 13./+ Lz.t+ I2.8 13.1 !3.1 L2.9 12'8

d Throush September L96L.
6l Workers Lnvolved ln labor-rnanagement disputes are lncludetl tn elryloyneat fl.guros.
n/ Ineludes self-emploXedr donestios, arid unpald farnlly vorkers.

Souree: lulichigan ftnploynent Security Cornrrission.



Estirnated Pe

Annual income
af tg._Eel

Under $ 3,000
$ 3,OOO - 3,999

4,000 - 4rggg
5,ooo - 5,999
6,000 - 6,999

7,OOO - 7,999
g,oo0 - 8,999
g,ooo - 9,999

10,000 - 11,999
12,OOO - L4,999
15,000 and over

Total

Table II

1 of Faml
F int l{ich an rMA 964-

1 4
All

f amt lies
Renter

fani 1 es

1956 _
All Renter

fanllles fanllles

20
9

l1
15
I5

l2
10

9

100 100

$5,550

a/Incone
6

11
6
8

L2
15

2L
10
I3
l9
13

100

$5 , gso

tax"

9
5
7

11
L4

11
10

8
10

6
3

100

8
5
4
5

2

10
6
4
5
2
2

L2
7
4

uedlan $5'9oo

al After deductl"on of Federal income

$7,275

Source: 1950 Census of Populatlon and estllnates of Housing Market Analyst"
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A rril
1950

Table III

and

April
1160

0ctober
L96L 

-

1I3.000
89,150

79.97"
23, 850

2L.L%

Number

3./r51

2.997
21758

l/+9

Percent

4!6-

?C)4_L
5.1

Number

2.1?0

2.285
L,7 40

Percent

t2
2.2

1
Occupancv and tenure

Total housing supply

Occupied liousin;., units
Owner occupied

Percent of all occupied
Renter occupied

Perce:rt of all occupied

Vacant ho,:sing 'units
Available

For sale
Ilorneowner vacancy rate

For rent
ilental vacancy rate

75 .8/.5 l-10. ?98 120.000

73,639
53r730

73.W
lg rgq9

27.q"

2.206
I &

305
o.67"
329
L.67"

102.710
gLr3t3

79.27
211397

20.9"

7.688
/t.378
t1552

l.(fl"
21826
Ll..n"

2.1

7 545 2.5

7.000
3.500

5&
215
725

2L.q
<o1
lr}.91r 300

L./r7"
2r3OO

8.87"

3 rl+oo L75 l_1.1

-154 -2!.Q
-L.O
-3.6-55

20 0.5

-\7q

250 75.9 -115 -/*.1

0ther Lr572 3r3LO

g/ Rounded.

Source z l95O and 1960 Censuses of Housi.ng.
L96/,, esLimated by the HousS.ng Market Analyst.



Table IV

Ewelline Units Authorized by Buildine Permits in Selected Areas
Genesee Countv. l,tichigan. 1950- 1964

1950 1951 L952 1953 l-954 L955 1956 L957 1958 1959 1960 196L
9 Mos.

L962 1963 L964Area

Cities:
Flint
Grand Blanc

gurton tno. 44
Flint twp. el

;;;";";,P. et
Grand Blanc trrp
Mt. Morris twp.
Mundy twp.

2 ,OL5 1 ,035 1, 356
10 L2 15

L,532
9

2,096
11

2,3O2
2l

L,214
22

885
23

815'28

170
193
L46
148
511
4L

860
9

397
56

116
180
117
81

425
49

922
L54

168
333
L47
322
L84

88

76s
48

L49
274
156
276
137

92

4L6
80

668
8l+

al

191
111

51
83
NA
NA

NA
L32
207

35
NA
NA

322
L45
165
46
NA
47

500
191
3L7
83
NA
67

s91
298
240
101
270

NA

511
288
7L4
138
437

66

297
220
277
150
401

81

187
169
t97
115
2L6
45

2L7
245
L32
153
292

43

LL4
L79

98
98

279
39

2t3
400
L42
L87
t76

92

Rest of county _154 L64 L47 249 781 1. 121 778 4L7 4L6 542 374 395 458 59.4 54r 
.

county total 2,615 1,585 2,243 2,94E 4,388 5,598 3,4tt0 2,255 2,468 2,49X 1,795 1,698 2,420 2,9L2 2,43a

!/ Tot,rrahlps etrcoqreasi$g the clty of Fllnt.

Source: Locel bu{ldlng inspectors, and Bureau of the c€n8us.



TOTAI RESIDENCES AND APARTMENTS

Table V

FIinL. Michigan Area PosLaI Vacancv Survey

October 23-28. 1964

R t-SIDENCT]S {P\R't-\tE\t s HOIISE TRAII,ERS

Total Possible
Detiveries

I Inde r

Con stPostal Area lised \e.

The Survey Area Tota1

FI int

Main Office

Stat ions:
Church Street
Cody
East Side
Mott Park
North Side

Suburban Area

Cl io
Davi son
Fenton
Flushiog

108.480

82,O25

16,705

3.356 3,1 2.965 391 1.r39

2,597 3.2 2,355 242 608

105 4.2 687 t8 r22

I ,607
15 ,684
t2,o75
r6,1 93
19,161

108
263
293
224

1 ,004

61
63

2L4
91

118
t52

54

26.455 759 2.9 610 149 531

108
t72
247
159
982

91
46
65
22

95
101
L47
143

3.3

)1

61
150
4L

51
2

13

130
52
48

3 ,898
3,957
4,3L4
3 ,479

53
108

66
74

1

7

4
3
2

6.
1,
u

1.

6
6
0
8

1.
1.
5.
,

\7
34

L92
69

4
29
21
28

Grand Blanc
llouot l.{orris
seartz cleek

535
953
319

3,
4,

Total Possible
Del ir eries

r01.124

15,237

13,582

Vacant llnits
All % t_lsed

I inder

2.452 2.4 2.096 356

1 .788 2.4 L,565 223

299 2.2 281 18

868

15

11
l6
17

91
35
65
l4

4
29
22
28

6.0
1.5
r.8
1.3
4.5

4.5
2.7

49
58

t92
90

744
160
248
499
804

,8t2
,826

,367

25.887 664 2,6 531 133 451

45
229
205
2r5
795

45
138
170
150
781

89
95

t27
59

45
29

170
62

90
138
47

55
136

34

35
2

13

411

4t

49
60
56
62

3
3

4
3

3,458
4,898
2,299

6

0

2.

2,

130
52
48

'l"otal Possibte
I)el iveries {ll q lrsed \ew

t'nder
Const.

7,356 904

6.788 809

3,t23 406

t2.3 869

11.9 790

1 3.0 406

271

197

6
t)

20
84

16 74

15

35

19

81

863 63
324 34
a21 88
294 9
357 209

568 95

7.3
10.5
10. 6
3.1

15 .4

t6.7

11

63
34
77

9
20t

19

L2
5

22
7

L2

t4
7

86
131

81
tt2

14.0
3.8

25.3
6.3

4
48
10
t2

17
55
20

t2
5

22
1

28 36.4
t4 25.5
1 35.O

'Iotal Possible
t)el iveries No.

2.813

2,079

2

355

r.6

1_6

46

33

"";
356
251
244

i o.i
13 3.7

t4 5-1

200
80

L29
28

794 13 1.6

5

;
2

2.5

4.1
1.1

Source: FHA Postal Vacancy Survey conducted by cooperatlng postmasters.
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